PLANNING COMMISSION
AGENDA REPORT YTy

MEETING DATE: DECEMBER 11, 2006 ITEM NUMBER:

SUBJECT: PLANNING APPLICATION PA-06-49 AND PARCEL MAP PM-06-242
277 OGLE STREET, UNITS ATHROUGH G

DATE: NOVEMBER 30, 2006
FOR FURTHER INFORMATION CONTACT: WENDY SHIH, ASSOCIATE PLANNER (714)754-5136

DESCRIPTION

The applicant proposes to convert an existing two-story triplex into a common interest
development (condominiums).

APPLICANT
Barry Saywitz of The Saywitz Company is the property owner and project applicant.

RECOMMENDATION

Approve by adoption of Planning Commission resolution, subject to conditions.

HAEL ROBINSON, P
st. Development Services Director

WENDY@H
Associate Planner



PLANNING APPLICATION SUMMARY

Location: 277 Ogle Street Application: PA-06-49/PM-06-242

Request: Convert an existing two-story triplex to a common interest development
(condominiums).

Zone; R3 North: C1-S — commercial shopping center

General Plan: High Density Residential South: Surrounding properties

Lot Dimensions: 50 ft. x 120 ft. East: are R3 zoned and

Lot Area: 6,000 sq.ft. West: contain residences.

Existing Development: Two-story triplex with a 3-car garage and two open spaces.

DEVELOPMENT STANDARD COMPARISON

Development Standard Code Reguirement Proposed/Provided
Lot size:

Lot width 100 f. 50 ft.'

Lot area 12,000 sq.ft. 6,250 sq.ft.’

Density: Zone/GP

1 duf 2,178 sq.ft.

1 du/ 2,083 sq.ft.’

Building coverage:

Buildings NA 41% (2,558 sq.ft.})

Paving NA 8% (521 sq.ft.)

Open Space 40% (2,500 sq.ft.) 51% (3,171 sq.ft.)
TOTAL 100% 100%

Min. private open space dimensicn

10 ft. min. dimension

16 . min. dimension

Building Height:

2-stories/27 ft.

2-stories/ 20 ft.

Setbacks:

Front

201t

16 ft.'

Side (left/right)

5 ft./5 ft.

16 ft./8 it

Rear (alley)

5 ft.

51t

Parking:

Covered

Open

Guest

Nn |

TOTAL

—_
o

G0N | w

CEQA Status Exempt, Class 1

Final Action Planning Commission

Existing, nonconforming.
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BACKGROUND

The subject property is located mid-block between Westminster Avenue and Santa Ana
Avenue, on the south side of Ogle Street. The lot contains a triplex with a 3-car garage
and two open parking spaces. The property owner proposes to convert the three
apartment units into condominiums.

Pursuant to Code Section 13-42(g), Planning Commission review is required when
occupied apartments are proposed to be converted to a common interest development.
The review is required fo confirm compliance with applicable development standards and
to consider potential impacts on the rental housing supply and displacement of tenants if
the City’s vacancy rate is below 3%.

The owner is also processing a parcel map to facilitate the conversion. The proposed
map will subdivide the airspace to allow the individual units to be sold independent of one
another.

ANALYSIS

Common interest developments must comply with additional development standards
above those applicable to apartments. These additional development standards include
provision of a 10-foot by 10-foot private open space for each unit, having a break in the
front plane of the building of at least 4 feet every 2 dwelling units, and provision of on-site
lighting. The existing development already complies with these requirements, however,
staff is recommending a condition of approval that architectural features such as window
trim, shutters, siding, stone base, belly band, etc. be provided to break up the elevations
and to provide additional architectural interest.

The existing development is situated on a lot with nonconforming lot width and lot area.
The triplex was constructed in 1960 and is legal, nonconforming because the density,
front building setback, and number of parking spaces do not comply with current Zoning
Code requirements — whether apartments or condominiums. The proposed change in the
type of ownership will not increase the project’s degree of nonconformity.

There is concern that conversions may diminish the supply of rental housing and
displace residents unreasonably, particularly senior citizens, very low-, low- and
moderate-income families, and families with school-age children. Consequently, City
Council established a “critical vacancy rate” of 3% as the threshold for discouraging
conversion of apartments to common interest developments. When the citywide rental
vacancy rate is 3% or less, Planning Commission may deny any requested
conversions. The 2000 census data indicates the City’s rental vacancy rate is 2.8%.

The property contains three 2-bedroom units. The tenants are currently paying $1,425
to $1,650 a month in rent for the units. The current affordable rental rates for 2-
bedroom units are as follows:
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Very-Low Income Low-income Moderate income

2-Bedroom Units $881 a month $1,057 a month $1,300 a month

Affordable Rental Rate Based Upon Fair Market Rent Established by US Dept. of Housing and Urkan
Development (HUD) for 2006 and 2007.

Based on this information, the monthly rents for the existing units exceed the affordable
rental rates for very-low, low- and moderate income households. Therefore, the
conversion of the units would not result in a loss of affordable rental units. Since none
of the tenants have occupied the units for more than two years and there are no senior
citizens or school age children residing on the property, conversion of the units would
not displace residents unreasonably. However, staff recommends the owner be
required to offer right of first refusal to the tenants, with terms more favorable than
those offered to the general public. As conditioned, if the tenants confirm that they are
not interested in purchasing the units, the property owner will be required to pay the
registration fee for an apartment referral service.

It is staff's opinion that conversion of the triplex into condominiums will not substantiatly
diminish the supply of rental housing and displace residents unreasonably since 60% of
the City's housing units are renter occupied and General Plan Goal LU-1A.4 seeks to
“improve the balance between rental and ownership housing opportunities”.

As required by Code, a property inspection report as well as a termite report was
submitted, and a City property inspection report was prepared. Based on those reports,
Planning staff's inspection of the site, and to allow a general upgrading of the site, staff
recommends the following improvements:

1. Complete all exterior and interior improvements listed in the letter provided by
Stern Architects dated August 14, 2006.
2. Provide architectural articulation on all building elevations such as window trim,
shutters, siding, stone base, belly band, etc. This condition shall be completed
under the direction of the Planning staff. In addition, the applicant shall provide
upgraded landscaping where appropriate, subject to Planning Division approval.
Treat termite infestations as recommended by a termite control company.
Building, plumbing, and electrical corrections or upgrades as noted in the City
property inspection report.

hw

If the Planning Commission approves the conversion, the parcel map will facilitate the
ownership housing project. The map is in compliance with the requirements of the
Subdivision Map Act and Chapter XI {Subdivision) of the Zoning Code. A condition is
included requiring a provision in the CC&Rs for the use of garages for parking purposes
only.

GENERAL PLAN CONFORMITY

Approval of the conversion will satisfy General Plan Goal LU-1A.4 that encourages
additional home ownership opportunities in the City. The proposed conversion meets
the General Plan's Land Use and Housing Element goals and objectives for additional

A
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ownership housing and will improve the balance between rental and ownership housing
opportunities within the City. The units, whether utllized as apartments or
condominiums, are consistent with the High Density General Plan land use designation
because they are existing legal nonconforming.

ALTERNATIVES
The units can continue to be rented without the site upgrades, if the request is denied.

ENVIRONMENTAL DETERMINATION

The project is exempt from the provisions of the California Environmental Quality Act
under Sections 15301 for Existing Facilities.

CONCLUSION

Conversion of the apartments will result in a general upgrading of the property, as well as
providing additional home ownership opportunities and balancing the ratio of rental to
ownership housing. Additionally, current tenants will be offered right of first refusal to
purchase, or the property owner will pay registration fees for an apartment search service
to help them find a new apartment if they decide not to purchase. The parcel map is also
in compliance with applicable State and City requirements.

Attachments: Draft Planning Commission Resolution
Exhibit “A” - Draft Findings
Exhibit “B” - Draft Conditions of Approval
Applicant’s Project Description and Justification
Inspection Reports
Location Map
Plans
Tenant Notices

cc:.  Deputy City Manager - Dev. Svs. Director
Sr. Deputy City Attorney
City Engineer
Fire Protection Analyst
Staff (4)
File (2)

Barry Saywitz
4740 Von Karman Ave., Ste. 100
Newport Beach, CA 92660

Occupant
277 Ogle St., Unit A
Costa Mesa, CA 92627
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Occupant
277 Ogle St., Unit B
Costa Mesa, CA 92627

Occupant
277 Ogle St., Unit C
Costa Mesa, CA 92627

[ File: _121106PAQ649PM06242 | Date: 112808 | Time: 11:30 a.m.




RESOLUTION NO. PC-06-

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF COSTA MESA APPROVING PLANNING
APPLICATION PA-06-49 AND PARCEL MAP PM-06-242

THE PLANNING COMMISSION OF THE CITY OF COSTA MESA HEREBY
RESOLVES AS FOLLOWS:

WHEREAS, an application was filed by property owner Bamry Saywitz, with
respect to the real property located at 277 Ogle Street, Units A through C, requesting
approval of the conversion of a ftriplex to a common interest development
(condominiums), in the R3 zone; and

WHEREAS, a duly noticed public hearing was held by the Planning Commission
on December 11, 2006.

BE IT RESOLVED that, based on the evidence in the record and the findings
contained in Exhibit “A”, and subject to the conditions contained in Exhibit “B”, the
Planning Commission hereby APPROVES Planning Application PA-06-49 and Parcel
Map PM-06-242 with respect to the property described above.

BE IT FURTHER RESOLVED that the Costa Mesa Planning Commission does
hereby find and determine that adoption of this Resolution is expressly predicated upon
the activity as described in the Staff Report for Planning Application PA-06-49 and
Parcel Map PM-06-242 and upon applicant's compliance with each and ali of the
conditions contained in Exhibit “B”. Any approval granted by this resolution shall be
subject to review, modification or revocation if there is a material change that occurs in
the operation, or if the applicant fails to comply with any of the conditions of approval.

PASSED AND ADOPTED this 11™ day of December 2006.

Bill Perkins, Chair
Costa Mesa Planning Commission



STATE OF CALIFORNIA )
)ss
COUNTY OF ORANGE )

|, R. Michael Robinson, secretary to the Planning Commission of the City of
Costa Mesa, do hereby certify that the foregoing Resolution was passed and adopted
at a meeting of the City of Costa Mesa Planning Commission held on December 11,
2006, by the following votes:
AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS

ABSTAIN: COMMISSIONERS

Secretary, Costa Mesa
Ptanning Commission
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EXHIBIT “A”
FINDINGS
A. The information presented substantially complies with Costa Mesa Municipal

Caode Section 13-29(10) in that, although the critical vacancy rate is less than the
rate established in Section 13-42(c) (Residential Common Interest Development
Conversions), the condominium conversion will not result in the displacement of
long-term residents, senior citizens, or school age children because there are no
senior citizens or school age children residing in the triplex and the current tenants
have not occupied the units for more than two years. Conversion of the
apartments will provide additional home ownership opportunities and improve the
ratio of rental to ownership housing within the City. To ensure that existing
tenants are not displaced unreasonably, a condition is included to require that
current tenants be offered right of first refusal to purchase, or the property owner
pay registration fees for an apartment search service to help them find a new
apartment if they decide not to purchase.

The information presented substantially complies with Costa Mesa Municipal Code
Section 13-29(e) in that:

a. The project is compatible and harmonious with existing development and
uses in the general neighborhood.

b. Safety and compatibility of the design of buildings, parking areas,
landscaping, luminaries and other site features, which includes functional
aspect of the site development such as automobile and pedestrian
circulation, have been considered.

c. The project is consistent with the General Plan’s Land Use and Housing
Element goals and objectives for additional ownership housing and to
improve the balance between rental and ownership housing opportunities
within the City.

d. The planning application is for a project-specific case and is not to be
construed to be setting a precedent for future development.

e. The cumulative effect of all the planning applications has been considered.

The proposed single lot airspace subdivision is consistent with the City’s General
Plan and Zoning Ordinances.

Approval of the subdivision wiil allow additional home ownership opportunities
without impacting affordable rental housing. This is consistent with the objectives,
policies, general land use, and programs specified in the General Plan.

The subject property is physically suitable to accommodate PM-06-242 in terms of
type, design and density of development, and will not result in substantial
environmental damage nor public health problems, based on compliance with the
City’s Zoning Code and General Plan.

The design of the subdivision provides, to the extent feasibie, for future passive or
natural heating and cooling opportunities in the subdivision, as required by
Government Code Section 66473.1.
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The subdivision and development of the property will not unreasonably interfere
with the free and complete exercise of the public entry and/or public utility rights-
of-way and/or easements within the tract.

The discharge of sewage from this subdivision into the public sewer system will
not violate the requirements of the California Regional Water Quality Control
Board pursuant to Division 7 (commencing with Section 13000 of the Water
Code).

The project has been reviewed for compliance with the California Environmental
Quality Act (CEQA), the CEQA Guidelines, and the City environmental
procedures, and has been found to be exempt from CEQA under Section 15301.

The project is exempt from Chapter Xil, Article 3, Transportation System
Management, of Title 13 of the Costa Mesa Municipal Code.

\0
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EXHIBIT “B”

CONDITIONS OF APPROVAL

Ping. 1. The following improvements shall be made:

a. Complete all exterior and interior improvements listed in the
letter provided by Stemn Architects dated August 14, 2006.

b. Provide architectural articulation on all building elevations such
as window trim, shutters, siding, stone base, belly band, etc. This
condition shall be completed under the direction of the Planning
staff. In addition, the applicant shall provide upgraded
landscaping where appropriate, subject to Planning Division

approval.
c. Treat termite infestations as recommended by a termite control
company.
2. Provide screening for the trash bins under the direction of the Planning
staff.
3. Street addresses shall be displayed on the complex identification sign

or, if there is no complex identification sign, on the wall in a manner
visible to the public street. Street address numerals shall be a
minimum 6" in height with not less than %" stroke and shall contrast
sharply with the background. Identification of individual units shall be
provided adjacent to the unit entrances. Letters or numerals shall be 4”
in height with not less than %" stroke and shall contrast sharply with the
background. Address numerals shall also be displayed on the alley
garage.

4. Applicant shall contact the Building Safety Division, prior to the release of
utilities for any units, to provide proof that the Uniform Building Code
requirements for condominiums have been satisfied, to obtain a change
of occupancy permit, and to complete any additional paperwork created
through this conversion.

5. The conditions of approval and code requirements of Planning
Application PA-06-49/PM-06-242 shall be blueprinted on the face of the
site plan.

6. The applicant shall offer the existing tenants right of first refusal to

purchase the units with terms more favorable than those offered to the
general public. If the existing tenants confirm in writing that they are not
interested in purchasing the units, the property owner will pay the
registration fee for an apartment referral service. The applicant shall
provide the Planning Division staff a copy of the written offer and the
tenants’ written response prior to final inspections. The applicant shall
also provide evidence of the payment of the registration fee for an
apariment referral service for tenants not accepting the purchase offer.

7. The applicant shall contact the Planning Division to arrange for an
inspection of the site and show proof of compliance with all applicable
conditions of approval and code requirements prior to recordation of the
final map. This condition shall be completed under the direction of the
Planning Staff.




Bldg.

10.

APPL. PA-06-49/PM-06-242

The CC&R's shall require that garage spaces be used for parking

purposes only. Any changes made to this provision require prior review

and approval by the City of Costa Mesa.

The CC&Rs shall disclose that the available parking on-site is 5 spaces

short of the current condominium parking standards because of its legal

nonconforming status.

The following Building Division corrections shall be made:

Smoke alarms required at locations referenced by the CBC.

Install draft stops in attic areas, separating dwelling units.

Maintain 1-hour separation between garages and dwelling units.

Provide complying handrails at stairs.

Verify exterior laundry closets meet all applicable codes.

Install water heaters per CPC requirements.

Verify end of line ¢leanouts.

Provide GFCI protection for receptacles at kitchens, bathrooms,

garages, and outdoors.

Remove illegal wiring in garages and at exterior eave of garages.

. Provide over current protection for garage sub panel.

k. Provide required access to FAU receptacle.

I. Install forced air units per manufacturer's installation instructions
and the CMC.

T@mpanop
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THE SAYWITZ COMPANY
4740 VON KARMAN = SUITE 100 « NEWPORT BEACH, CA 92660 » 949493047500 » FAX 949+930-7555

MEMORANDUM

TO: City of Costa Mesa — Planning Department

FROM: Barry Saywitz

DATE: July 10, 2006

RE: Condo Conversion of 277 Ogle Street, Costa Mesa, California

Dear Planning Department:

This will serve as a formal description of the project and reason for application. The proposed
project would convert the existing triplex to three separate condominium units. As part of the
conversion process, we would perform a complete makeover and remodel aesthetically to the
property. This remodel would include the installation of travertine floors, granite countertops, all
new stainiess steel appliances, crown molding and new baseboard, new hardware, doors and
finishes throughout. The proposed conversion would be to utilize the existing floor plan and
configuration of the property, its current parking and landscaping. Aesthetic upgrades will be
performed to the outdoor patios area as well as the interior of the property.

We believe that the conversion and upgrades will provide for significant improvements and
betterment to the property as well as the neighborhood. We believe that the property complies
with all of the requirements for condo conversion.

Should you have any questions with regards to the project, please feel free to contact me
directly at (949) 930-7502.

Sincerely,

Bamy\Saywitz
Presi

15
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August 14, 2006 (Revised)

RECE"'\FEDr LYo md
Planning Department cTY 0&99?):\ }}"'?:"—‘A I
City of Costa Mesa prve T
77 Fair Drive o ~ At

! - fuul

Costa Mesa, CA 92628 NG 2 < o
Subject: Condominium Conversion at 277 Ogle

PR LT S

PEEETE L S

Planning Depariment:

As required as part of the Condominium Conversion process, we are providing you with a brief description
of the subject property.

Built in 1960, this existing triplex is comprised of three 2, bedroom 1.5 bath units. The property is
aurrently being used as a rentalfincome property. The front unit (Unit A) is a single-story cottage-style
unit with fireplace. The B and C units are mirror images, which are 2 bedroom, 1.5 bath two-story units.
All units have existing attached large patiofyard areas, and full sized washesr/dryer hookups. The existing
parking is denoted on our plans, and consists of a two-car garage, and attached additional one-car
garage. There is two additional surface parking stalls adjacent to the garages. In reviewing the project,
the building structure appears o be structurally sound.

The owner's intentions, as part of the condo conversion process, would be to aesthetically remodel the
interior and exterior of the property. This remodel would include landscaping upgrades, exterior slate and
window treatments on the front and sides of the property, new front doors, all new windows and sliders,
and upgrades to the existing fencing. Additionally, it would incdude new exterior lighting and new
automatic garage doors. These units have exterior laundry closets which may have been installed
without permits prior {0 the current owners purchase, It is our intent to bring this up to code. The
patiofyard areas would be completely redone with upgraded stone paving or slate treatment. The
landscaping in the yard areas would be upgraded as well. The current sprinkler system is on automatic
timers and would be checked and upgraded if necessary. The roof was installed in 1995 and has approx.
10 years left of use.

As for the interiors of the units, new travertine flooring, granite countertops and new kitchen cabinetry
would alf be installed. All appliances would be replaced with new skainless steel, top of the line
appliances, including refrigerator, full-sized washer/dryer, stove and microwave. The units would be
retrofitted with new baseboard, crown molding and casing for all of the windows. Ceiling fans wauld be
installed in all bedrooms and mimrored wardrobes throughout.  All of the hardware, toilets, and kitchen
and bathroom cabinetries would be completely redone as well.

|4

949 South Coast Drive, Suite 170 » Costa Mesa « CA 92626
Phone: 714-556-2656 » FAX: 714-556-2696
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Any building code upgrades would be addressed and satisfied as part of the renovation. No changes to
the existing floor plan would be required; however, modifications to the demising walls will be completed
to meet the STC 50 sound requirements. Any termite issues or dry rot would also be addressed as part
of the renovation. The plumbing system is in good condition and replacement of any plumbing fixtures
will warrant the upgrade of new values and piping as required. A new water heater is anticipated. The
electrical service is in good condition and modifications to the bedrooms, bathroom and kitchen will bring
the outlets up to code. The wall heaters will be replaced with new units as part of the conversion.

If any additional information is required, please call.

Sincerely,

STERN ARCHITECTS, INC.

Robert Stern, AIA
President

cC: Barry Saywitz/Property Owner
The Saywitz Company

(9

949 South Coast Drive, Suite 170 « Costa Mesa « CA 92626
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CITY OF COSTA MESA
DEVELOPMENT SERVICES
BUILDING SAFETY DIVISION
77 FAIR DRIVE, P.O. BOX 1200

AR A T'ALWIRRTE L N0 1 %00
CUSTA MESA, CALIFORNIA 92628-1206
714-754-5629

DATE: 03-21-06
PROJECT: Residential Common Interest Development Conversion B06-00186

ADDRESS;: 277 Ogle
CITY: COSTA MESA

Per sec.13-42 (f), (2) City of Costa Mesa zoning code. A property review inspection was
conducted. The folicwing items were noted. There are 3 units, comments generally apply to each
it

BUILDING:

smoke alarms required at locations referenced by the California Building Code.
Install drafi stops in attic areas, separating dwelling units.

Maintain 1-hour separation between garages and dwelling units. ( Verify, no access to
garages).

4) Provide complying handrails and guardrails at stairs.

2} Verify exterior laundry meets building code and planning division requirements.

J e
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PLUMBING:

1) Install water heaters per California Plumbing Code Requirements.
2} Verify exterior laundry meets plumbing code requirements.
Verify end of line cleanouts.

ELECTRICAL:

1} Provide GECI protection for receptacles at kiichens, bathrooms, garages, and outdoors.
23 Remove illegal wiring methods in garages, and at exterior eave of garage.

3} Provide overcurrent protection for garage sub panel.
4) Provide required access to FAU receptacle.

e



5) Verify exterior ..undry meets CEC requirements.
MECHANICAL:

i} Instali forced air units per manufacture’s installation instructions and the CMC.
2) Verify exterior laundry meets CMC requirements,



WOOD DESTROYING PESTS AND ORGANISMS INSPECTION REPORT

Building Ng. Streat Chy ip Dete of Inepestion Nurmber of “ages
277 Ogle St, Costa Mesa, CA 92627 0772072008 6
Repext d
BUGMASTERS WzB3te
TERNMITE CLEARANEE & AEFAIRS Lie. Regialralion o
P.00. Box 545, Buena Park, CA 90621 PR 2015
(714) 6B0-6777 « (562) 926-1336 - Fax (714) GBO-5779 Rwow?
Ordered by: Proparty Qwner and/or Party of Interest: Report Sent 10
Saywitz Saywitz Saywitz Co.
277 Ogle St 277 Ogie St Barry Saywitz
Costa Mesa, CA 92627 Costa Mesa, CA 92627 4740 Von Karman

Newpcrt Beach, CA 82660

COMPLETEREFORT M LIMITED REPORT []  SUPPLEMENTAL REPORT []  REINSPECTION REPORT |

General Description: Inspection Tag Posted: No Appllcable Plaze
Twa story wood framed stuceo triplex. Avaitable
Other Tags Posted:

An Inspection has baen made of the structure(s) shown on the disgram In 2ccondance with the Sturctural Pesl Control Act, Detached porches, datached
steps, detached decks and any ather structures not on the diagram were net inspected

Subterrenean Termites [[]  Drywood Termites [ Fungus / Dryrot [M" Other Findings [ ]  Further Inspection [ ]
If ary of thy above b ara chacked, It indicatas that thears wam vialbls probisma n accesnlble areas. Read the rapart for the detells on chacked Hema,

11C 114
TIAMMC11B 115 1B

11A
118
118

11B
110118

118
e

This Diagram is not to scale

inspected by Manuel Barahonz State License No. mg_ Signatore MMQ (b‘l\n]l.u\w

You are entiled o abtain coplea of afl roperts and compietion notices on this property raported to the Structural Pest Conio) Soard during the preceding twe years. To obialn copies

contact Strustural Pest Control Beard, 1418 Hewe Avanue, Sulbe 18, Secramente, Callforta, 558283204,

NOTE: Qumstions or problems sonceming the above raport ahoukd be directed to #ha Maneger of the company. Unrescived quesiions ar probiams with asrvices pefermad may be
elrected to the Structural Pest Cantrol Soard at (915) 551-8708, (800) 737-8188 or oy penthonrd, e aoy
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SECOND PAGE OF STANDARD INSPECTION REPORT OF THE PROPERTY LOCATED AT

Address 277 Ogle St, Costa Mesa, CA 92627 07/20/2006 W28319

Date Report #

PLEASE READ: IMPORTANT INFORMATION CONCERNING THE TERMS OF THIS INSPECTION

Certain areas gre recognized by the industry as inaccessilile and/or far athar reasons not inspacted, These include but are not limitad 1o
naccessibla andfor, insutated attics or partions themeof, attfcs with less than 18" clear craw space, e interior of holiow walls; spaces between a
floar er porch deck end the cefling below; areas where there Is no access withaut defacing or tearing out lumber, masonry or fintshed woric making
ingpaction impractical. areas or imbers around eaves that would reguire use of an extension ladder and eves coverad by roofing materials.

be detected during our visual inspections. There will be a fas for treating any newly detected Infestation. Infestations in the wall may be concealed
by plaster, drywali or wall paper so that a difigent inspection may not uncover the true eoandition, These areas are not practical to Inspect because
of inaccessibility andtar demage to the wall struciure and therefore are not under warranty,

The pbove areas were not inspected unless described in this report, Wa recommend further inspection if thars is any quastion about the zbove
noted areas. Ra: Structural Pest Controf Act, Article 6, section 8516 (P). paragraph 1980 (). Amendied effective March 1, 1974. Stall showers, if
any, are water tested in complisnes with Sectionr 1981 (12} of the Structural Pest Control Ast. The absence or prasance of leaks through sub-fioor,
adjacent ficors of walls will be reported. This is a raport of the condition of the stall shower atthe time of inspection only, and shauld not be
confused as a guaraniee. Although we make a visuzl examination, we do not deface or probe into window or door frames, dacorative tim roof
members, eic., In search of wood desiroying pasts or grganisms,

This company will reingpact repairs cone by oters within four months of the original inspection. A charge, if any, can be no greater than the
ariginal inspection fee for sach reingpection, The reinspection must ba done within tan (10) working days of request  The reinspection Iz 2 visual
inspection and if mspection of cancesled amsas Is desired, inspection of wark in progress in necessary. Any guarantees must be received from
parties perfamning rapairs. The original inspection fee is $65.00, which is waived If werk is parformed by this compeny. The cost of reinspection is
$65.00.

NOTE: We dg not inspact or cerlify plumbing, plumbing fixtures, ett. Als, in cases whers waod members are to be replaced, wa cannat
guarantee to match the size or shape in cases whare custom material exists or older wood was larger when buitt. Bacause today's size uriber wil
be used an additlonal cost will be charged if recjuested to match exdsfing jumber,

NOTE: "The sxterior surface of the roef was not inapacted. If you want the water tightnass af the roof detarmined, you shoulfd contract
a roafing contractor who is licensed by the Contractors State License Board," We do not inspect or eertify roofs.

Naote: All repalr eatimates on this raport are to repair existing wood mambers as noted below, It is the respanzibility of the homeowner or buyer to
infarm bugmasters if some axisting structure being repairad is net built to city code or pamitted., It is the property owners rasponsibility prior to
approving any repair to check with the City Building Dept. to see if permits ane required for the work estimated below. If permils are requirsd, the
praparty owner will nead to pull permits as owner bullder and natify Bugmasters, Any additional work mequired by the City andfor fleld insprctors
will be 2t an additional coat,

Note: Woed members that are missing ar spiit, crackad, weathered, or broken by causes other than dry-rot or termite damaged ars nat Includsd in
this report or estimate. Areas where gutters must be removed to replaced damage, Bugmasters will not reingtall gutters or gu=rantee any
reinstalfation of gutters, homeowner te contact a gutter contractor to reinstall gutters, Also we do not readjust eny TV satellites maved during wark.

Hidden damage is possibie any time avidence of subterrarean ismmites, drywood termites, fungus {dry rot}, beetles, faully grade, earth to waod
contect, dampwaod termites, shower leaks or excessive molsture is noted o this report. 1t is elso possible for hidden damage to be present In the
interior of walls, under flooring, under racfing materials and other arees that am nat readily accessible for inspection, This company will not ba heid
responsible for any hidden damage.

Hidden damage found through chipping, scraping, preping prior to painting, especially through sand / water biagting, probing or tearing out of
meldings, lumber, masonry, or finished work of any kind, or behind wallpaper or undemesath reofing materials, will not he the respansibliity of
Bugmasters,

CONDITIONAL GUARANTEE:; Bugmasters guarantees all work performed by this company for ane year, unless otherwise stated under ary
individiual recommendaticn in this report or on & Bugmasters sumimiary letter signed by an authorized employee of Bugmasters. This company is
not responsible for any future infestation, dry rot or adverge conditions beyond the fime of inspection, ¥ fumigation is performed, Bugmasters is not
liable for any damage to shrubs, vines, treas, efe. or any damage o roofs or roof membars at the ime of Fumigsation. In the event that a re-
freatment, re-furnigation or any other repair work Is to be parformed to honor a gueraniee issued by Bugmasters; the home-owner & resporsible
1o make the property available for any work to be performed. Bugmasters will not be Rabla for any cost of vacating ar praparing the residence for
re-treatment; and/ or rapairs. NOTE: A new and/ar extensian of guaramtee is never given far re-treatments done under original guarantea
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THIRD PAGE OF STANDARD INSPECTION REPORT OF THE PROPERTY LOCATED AT:

Address 277 QOgle St Costa Mesa, CA 92627 07/20/2006 W28319

Date Report s

NOTICE: BUGMASTERS does not warranty work performed by others. Such warranties should be obtained from those performing the repairs.
Bugmasters anly re-inspacts the absance of infestation ar infection in the visible and accessibie areas on the completion date only. Ifitis feund
others have concealed or hidden infastations ar infections durlng the course of their repairs, it will be the responsibility of the interested parties
pursue the parties who did tha original work.

WHAT IS A WOOD DESTROYING PEST & ORGANISM INSPECTION REPORT? READ THIS DOCUMENT. IT
EXPLAINS THE SCOPE AND LIMITATIONS OF A STRUCTURAL PEST CONTROL INSPECTION AND A WOOD
DESTROYING PEST & ORGANISM INSPECTION REPORT.

MOLD POLICY STATEMENT: As per Structural Pest Contrel Board ( May 2002 ) Molds, sometimss called mildew, are not wood-destreying
arganjsima. Branch 3 Licensees do not have o duty under the SPCB Act and ralated regufatians to classify molds a¢ harmful to human health or
nat hamfuf to human hegath.

NOTE: SPECIFIC LIST OF AREAS WHICH HAVE NOT BEEN INSPECTED ON YOUR PROPERTY AS FOLLOWS,

This report regards the inspection of that part of the pramises as identfiad an the drawing within this repert. in accordance with the standard
practice of pest contral operators, certain struchurel areas are censidered inaccessibie for purposes of inspaction, including but gre not limitad to
this structure in these specific areas: (1.) Fumizhed interiors {2.) Portions of attic concealed or made inaccessibie by insulztion and/or inadequate
crawl space, (3.) The intatlor of hollow walls, (4.} Space betwean a floor or porch dack and the cailing below. {5.) Stall showers over fiished
cellings. (6.) Areas concealed by buit-in eabinet work. (7.} Hardwood flaor benesth linoleum, carpat, orflle. (8.} Inside kikchen or bathroom
cabinets where foad of suppiies are stored. (9.) Areas concesled by appliances, (10.) Interiors of enciosed baxed aves, (11.) All second slory
eaves, facig, raftars and roof sheathing (12.) All eves whera access is impractical with out an extension ladder, (13.) Extorior eves and siding were
access g Imited due to zero lot lines, neighbors access, heavy plant growth or abitments. (14.) Fences and gates surrounding or atiached to the
property.

NOTICE TO OWNER

Under the Celifornia Mechanic's Lien Law Bny structural past control company which contracts 1o da work for you, any cantractor, subcontractor,
taborer, supplier or other persen who help to improve yeur praparty, but is nat paid fer his work of &Upplies, has the right to enforce & claim against
your progerty. Thig means that afier a court heg ring, your property could be sold by a court officer and the proceeds of the saie used to saiisfy the
indebtedness. This can happen even i you have paid your structural pest control company in full if the sub-contractor, laborers, or suppliers
remain unpaid.

To presarve their right ta flle a claim of llen against your property, cargin cleimants such as subcontractors or material suppliers are required to
pravide you with & document enttied "Prelimitvary Notice”, Prime confrectors and laborers for wages do not have {0 provide this notice. A
Pralimingry Notice [s not a fien against your property. Its purpose is to notly you of persens who may have z right o file a lien against you-
proparty If they are net paid.

"NOTICE: The charge for service that thig company subcontracts to ancther person or entity may Includs the company's charges for amranglng and
administering such services that are in addition o fhe diract costs associated with paying the subcontractar, You may aecept Bugmasters's bid or
you may contract diracily with another registered company licansed to perform the work.

If you choose to contract directly with snotker reistered company, Bugmasters will not in any way be respons(ble for any a¢t or omission 7 the
performance of work that you directly contract with another to perform.”

"NOTICE: Reports on thig structure prepared by various registered companies should list the same findings (j.e. termite infestakions,
termite damags, fungus damage, etc.}. However, recommandations to correct thees findlngs may vary from company to company. You
have a right to seek a second opinion from another company,”

Local freaiment is not intended to be an entire structure trestment method, If infestations of wood-destroying pests extand or exist bayane the
area(s) of local treaiment, the may net be exterminated.

NOTE: If tha Home Owner fils to pay bllling in full, Bugmastars will have the right to be paid back for all its cosls and expensas to the extent not
prohibited by applicable law. Those expenses include, for example (but not imited 10), reasonabie attornay’s fees. If for any reason this account is
te be tumed ovar to aur eollection agency, You will be responsible for all cost of coliecting. After 30 days a 1.5% interast par month will be
chargad.

NOTE: if any additional damege or infestation is noted during the course of our work, in areas not visible at the ime of the
mspection, a supplemental report will be issued outlining any additional findings, recommendations, and costs.
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FOURTH PAGE OF STANDARD INSPECTION REPORT OF THE PROPERTY LOCATED AT

aadress 277 Ogle St, Costa Mesa, CA 92627 07/20/2006 W28319

Date Report #

This is a separated repart which is defined as Section [/Section I conditions evident o the date of the inspection. $ection |
contams itemns where there is vigible evidencs of gctive infestation, mfection or eonditions that have resulted in or from
infestation of infection. Section I items are conhdifions deemed likely to lead to infestation or Infection but where na v'sibie
evidence of such was found. Further in spection items are defined as recommendations to Inspect grea(s) which during the

original inspection did not aliow the inspector access to complete the inspaction and cannot be defined as Section | or
Section .

FINDINGS AND RECOMMENDATIONS

Exterior; Inspected accessible areas only, see entire report for terms and conditians.

A PRICE: §1,990,00 {Section ()
FINDINGS: Evidence of dry-wood termite infestations.
RECOMMENDATION: Vacate the premises and seal the structure for fumigation. Remove or cover
accesgible evidence of infestation, Fumnigation warraiieed for two years,
Fumigation awareness notice must be signed prior to fumigation, See fumigation notice for terms and
liakilities.
Fumigation NOTES:
Vikane gas requires the stricture to be vacated for 48 hours (Two Nights)

11B PRICE: Unknown (Section )
FINDINGS: Evidence of termite damaged wood members noted at time of inspection.
RECOMMENDATICN: Contact proper tradesman to replace termite damaged wood members as required.

11C FRICE: Unknown (Section I
FINDINGE; Evidence of Dry-ret wood members noted at time of inspection.
RECOMMENDATION; Cornitact proper tradesman to replace all dry-rotted wood members as necessary. If
additional adverse conditions are uncovered during repairs, further ingpection by this company is
recommended and a supplemental report will be issued indicating any infection andor additionat repairs.

11D PRICE: Unknown (Section 1)
FINDINGS: Earth-wood contagts noted at time of ingpection.
RECOMMENDATION: Contact proper tradesman fo break earth-wocd contact where conditions are deemed
likely to lead to infection or infestations. Note: Possible damage to wood members could be found undar dirt. i
%0, a re-ingpection should be ordered for further recommendations.
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FIFTH PAGE OF = TANDARD INSPECTION REPORT OF THE PROPERTY LOCATED AT:

Address 277 Ogle St Costa Mesa, CA 92627 07/20/2006 W28319

Date Report %

In accordance with the faw= and fregulation of the State of California, we are required to provide you ‘with the following information prior
to appiication of Pesticides to your property,

"State law requires that you be glven the following information: CAUTION, PESTICIDES ARE TOXIC CHEMICALS, Structural Pest
Cantral Gompantes are registered and regutatad by the Siructural Pest Control Beard, and apply pasticides which are registered and

be minimized.”

"If within 24 hours following application, you experience symptoms aimilar to common seasonal il Inese comparabls to the flu, contact

yaur physician or poisen control center {800) B76-4788 and your past control operator immediately.” Effects of over exposure to these
materiale can include tremors and tonic and colonic convulsions. ’

For further information, contact any of the follawing:

Bugmasters (714) 680-6777
Poizon Control Cerrter (800) 876-4766
(Health Questions) County Haalth Bept.

Orange County (714} 534-T700
Loz Angeles Gounty {213) 2508055
San Bernardine Gounty {909} Z87-62B0
Rivarside County {809} 358-5000
Frasno County (559) 445-3200
(Application Infa.} County Agrigulture Commission

Orange County {714) 4477100
Los Arigeles County {G2E) 5755465
San Bernardino County {908) 387.2115
Riverside County (951) 955-3000
Freszno County (558} 456-7510
Structural Pest Contro! Board (Regulatory Info,) (918) 561-8704

1418 Howe Ave, Suite 18, Sacramerte, Ca. 95826

TERMITE AND FUNGUS CONTROL GHEMICALS

Vikane (EPA Reg. No. 454-232)
Active Ingredients: Vikane-sulfuryl flarige £9.5%, Chloraplerin 5%



SIXTH PAGE OF STANDARD INSPECTION REPORT OF THE PROPERTY LOGATED AT:

Address 277 Ogle St, Costa Mesa, CA 82627 07/20/2006 W28319

Date Repart #

Findings and Recommendations estimated by this Company:

Approved  ltem Primeary Estitnate Section
[ O 1A $1,980.00 |

Complete all of the above ilsted Hemns. O Comnplete anly the abave Hems checked.
[ complste 211 itame with Primary Eetimate: Total Estimate  $1,990.00 Total §

Findings and Recommendations NOT estimated by this Company:
Qwner or Authorized Representative shall contract athers for completion of these ftems.

lterns: 11B, 11¢, 11D

|l

! hava reaq snd understond the terms of the Report raferanced shove and agres lo the forms and condifions set forth,
Bugmasters is hereby authorized to complste the ltems zelected sbove and Jt is agraed that payment shafl be made as foliows:

Payment shall be made as follows: [] With elose of Escrow Os Deposit [ & on Complefion
Escrow Number: Escrow Company; Escrow Officer:
Phone( ) - Fax( ) - Address:
Owner or Authorized Repregsertative: [ Gwner [ Representative's Title:
Print Name; X Dais
Qwner of Authorized Representstive: [ ] Owner [ Representative's Title:
Print Name: X Date
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SENDER: COMFPLETE THIS SECTION COMPLETE THIS BECTICH ON DELIVERY

C Complete items 1, 2, and 3. Also complete ‘A Signature /
* item 4 if Restricted Delivery is desired. ‘X 44 () \ Ol Agenl
/
)

B Printt your name and address on the reverse £ Addresses

IVED so that we can return the Gard 1o you. B. i Defiven

oY ggg(EJSTﬁ MESA B Attach this card to the back of the mailpiece, che/ %;Ef‘}ed o C.J?jte;f <L :
or on the front if space permits. A Ll ¥

ey T TR U LA T e e

D. ks delivery address different from tem 17 L1 Yes

1. Article Addressed to: If YES, enter delivery address below: L1 No

T 26 2006

3 ice Type
7006 D100 ODOS 5L4y4 3L93 Q\_jj?;‘_y C& N Cettified Mall O Express Mail
P rrns Tig T Registered O Return Receipt for Merchandise
iy 5| 8 2f 3 FsOC O Insured Mail O c.O.D.
SR LT dimo G2kl P -
SLE 3 §& 2t A BB . ivery't {Extra Foa) O Yes
N &2 g 39 33 ¢ g:1:4 3 -
98 g 52 32 5 —
T |2 B |-HHEE 700k D100 0005 5144 3k93
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LN 25<
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e, B XD .
\? i % t_g, o) ompiete items 1, 2, and 3. Also complete AKSignathrg -
; e il m 4 if Restricted Delivery is desired. xv}u ——— D O Agent
CB - ] OO rint your name and address on the reverse - } A Addresses
} =4S m po that we can retumn the card to you. ; inted Na )
afd g 3 E oI tach this card to the back of the mailpiece, B\lﬁece"gé by{Pm:ted P ) C. Dat?dDFIlvzy
H \Q Y b on the front if space permits. Mciye S <z
\IE B 3 - D. ks defivery adcress different from tem 17 O Yes
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s iy g
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3, ice Type

C&\« ﬁ? ( Certified Mail [ Express Mail
’0497 Il Registered ) Retum Receipt for Mershandise
' O Insured Mall O3 C.00.
99\517 4. Restricted Delivery? (Extra Feg) O Yes
2. Article Mumber

700k 0100 DOOS S1iuy 3709
PS Form 8811, February 2004 Domestic Retum Receipt 102595 02N 154

U.S. Postal Service--

U.S. Postal Servicem

=4 CERTIFIED MAIL.. RECEIPT e CERTIFIED MAIL.. RECEIPT
Wl (Domestic Mail Only; No Insurance Coverage Provided) S (Domeslic Mail Only; No insurance Coverage Provided)
m
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THE SAYWITZ COMPANY
4740 VON K ARMAN * SUTTE 100 « NEWPORT BEACH, CA 92660 + 94929307500 « Fax 949+930-7555

August 23, 2006

Tenants
277 Ogle Avenue, Unit A
Costa Mesa, CA 92627

Dear Tenants:

We previously provided you notice of our intent to pursue a potential condo conversion of the
property. The city has required that we provide you with an additional notice of such filing. The
owner of this building at 277 Ogle, Costa Mesa, California, plans fo file a tentative map with the
city and county to convert this building fo condominiums. You will be given notice for each
hearing, for which notice is required, pursuant fo Sections 66451.3 and 66452.5 of the
Government Code and you will have the right to appear and the right to be heard at any such
hearing.

We will provide you with additional notices and/or information as we receive it.

Sincerely

Gy,

Barry Saywitz
President

BS:cf

B

PAPROPERTIES\BOILER PLATES\CONDO CONVERSION LETTER-8-23-05.00C



THE SAYWITZ COMPANY
A740 Vo KARMAN » SUITE |00 » NEWPORT BEACH, CA 92660 » 949+930+7500 = FAX 949-930+7555

August 23, 2006

Tenants
277 Ogle Avenue, Unit B
Costa Mesa, CA 92627

Dear Tenants:

We previously provided you notice of our intent to pursue a potential condo conversion of the
property. The city has required that we provide you with an additional notice of such filing. The
owner of this building at 277 Ogle, Costa Mesa, California, plans to file a tentative map with the
city and county to convert this building to condominiums. You will be given notice for each
hearing, for which notice is required, pursuant to Sections 66451.3 and 66452.5 of the
Government Code and you will have the right to appear and the right to be heard at any such
hearing.

We will provide you with additional notices and/for information as we receive it.

Sincerely,

B

Barry Saywitz
President

BS:cf

piv

PAPROPERTIES\BOILER PLATERCONDO CONVERSION LETTER-8-23-06.00C



THE SAYWITZ COMPANY
4740 VOoN K ARMAN * SUITE 100 » NEWPORT BEACH, CA 92660 « 949-930+7500 « Fax 949+930+7555

August 23, 2006

Tenants
277 Ogle Avenue, Unit C
Costa Mesa, CA 92627

Dear Tenants:

We previously provided you notice of our intent to pursue a potential condo conversion of the
property. The city has required that we provide you with an additional notice of such filing. The
owner of this building at 277 Ogle, Costa Mesa, California, plans to file a tentative map with the
city and county fo convert this building to condominiums. You will be given notice for each
hearing, for which notice is required, pursuant fo Sections 66451.3 and 66452.5 of the

Government Code and you will have the right to appear and the right to be heard at any such
hearing.

We will provide you with additional notices and/or information as we receive it.

Sincerely,

B

Barry Saywitz
President

BS:cf

)

PAPROPERTIESBOILER PLATESWCONDO CONVERSION LETTER-8-23-06.D0C
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TENTATIVE

PARCEL MAP NO. 2006-242

IN THE CITY OF COSTA MESA, COUNTY OF ORANGE
STATE OF CALIFORNIA

FOR CONDOMINIUM PURPOSES é‘

ASSESSOR'S PARCEL NUMBER: 425-222-07

AUGUST 20086
OWHER SUBDMDER MAP PREPARFR
BARAY SAYWITZ PROFERTIES ONE LLP THE SAYWTZ COMFANY WALDEN & ASSOCINTES
G/ THE SAYWITZ COMPANY 4740 VON KARMEN, SUITE 100 2552 WHITL RD., SUTE 9
4740 VON KARMEN, SUME 100 NEWFORT BEACH, CA S266D RVHE, CA 82614
NEWPORT BEACH, CA 97560 SEFFREY & WALDEN, PLE 7914

LEGAL DESCRIPTION:

LOT 8 OF TRACT MO, 2995, IN THE CITY OF COSTA MESA,
COUNTY OF ORANCE, STATC OF CALIFORMIA, AS SHOWH ON
THE MA® FILED IN BOCK 16, PAGES 21 ANG 22 O

AREA
€256 5. FI. = .14 MFES
LCENERML NOTES:
1. EXISING LAMD USEr WULTHFAMUT RESIMEWTMC v m g i A
2. PROPOSED LAND UJSE; MULTI-FAMLY RESIDENTIAL m
3. ADMCENT LAND USE: SINGLE AMD WULT—FAMLY RESDENTIL
4. DOSTING ELMDING To REMAMN, SEME N FEET
5. EXISTNG SEWER ANMD MATER CONMECTIONS TO REMAN Vih i N
FLOOD ZONE: LEGEND:
THE PROPERTY SHOMK HEREQN LIES STHIN ZONE “X° A5 Sl ON FLOGD S P
INSURAHEE RATE HUMEER OSOSGCOZEAH, REVGED FEERUARY 18, ZDUW, - WATER vl Yo - SREET UgHT
r'_2| — WATER METLR _ Y
TRAFFIC FULL BOK
wa  — FIRE HYDRANT .
@ BACK FLOW DEVICE 0 PuLL Eor
EASEMEMT NOTES: o _ PN ASPH — ASPUALT CONCRETE
— {REMGATION CONTROL, VALVE COWC —~ CONCRETE
& INDICATES AN EASFMEMT FOR ELECTRICAL LINES iN FAVDR OF 52, _ s uEER e e 2 T Fewx
STATE OF CALIFORNA DEVELGFUENT UEFARTMENT, & CORPORATION T TrProne PuL Box ——— = WAL
RECORDED JUNE 17, 1953 W BOON 4762, PAGE 131 OF OFFICIAL RECORDR g Tl CAS—— — EXSTING GAS [DNE
{E WCAES AN EASIMEHT FOR AEFMAL AND UNDCRGROUND COMMUNICATIN O  — STORM TRAM BOET 5 — EXNING TELEPHUNE LI
STRU N FAVIT OF THE PACIFIC TELEPHONE AND TELEERART COMPANY = - oRaTE ——=T—— ~ EXISTING ELECTRICAL LinE
RECORDED JUWE 28, 959 IN BODK 4776, FACE 25 OF CFFIOAL RECORDS. Z L% DRANNE BATTERN ——W— - EXSTING WATER LME
——5——— - EMSIING SEWER LINE
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